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Location: Cleatop Park, Settle
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Schedule No:4

C/62/606H/LB

Listed building consent for conversion of barn for part use as a 
holiday let; part as private garage and artists studio for owners use

PUBLIC RESPONSES

CONSULTEES

Parish: Settle

Application No:

PROPOSAL:

Received by YDNP: 15/03/2019

Grid Ref: SD81526145

Applicant's Name: Mr A Morrell, 

District: Craven

REASON FOR COMMITTEE CONSIDERATION
This application is reported to the planning committee as the Head of Development 
Management considers it in the best interests of the National Park Authority that the 
application is considered by the Committee. 

APPLICATION SITE
This application relates to Cleatop Park Barn to the east of Settle. The barn is an 
outbuilding associated with Cleatop Park House, a Grade II listed building and the barn is 

LOCATION: Cleatop Park, Settle

Officer: Wendy Thompson

OFFICER OBSERVATIONS

RELEVANT PLANNING POLICIES

Not received.

L1(15) - Heritage assets

L2(15) - Conversion of traditional building - acceptable uses

L3(15) - Conversion of traditional buildings - building treatment

SP2(15) - National Park Purposes

SP4(15) - Development Quality

Settle TC Not received.

Senior Listed Building 
Officer

Although included as part of the curtilage of the main 
listed building (Cleatop House) rather than being listed 
in its own right, it is clear that the barn is of high historic 
significance, and its character contributes towards the 
overall character of the listed building.

Six Stat Bods Not received.

Historic England On the basis of the information available to date, we do 
not wish to offer any comments.
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listed in association with it. The barn is sited approx. 80m from the A65 and is sited within a 
courtyard of outbuildings forming the group at Cleatop Park. It is accessed by a private, 
concrete drive from the main road.

There is an associated application for planning permission also reported on this agenda 
and this application is presented for completeness.

The barn is a mid 18th century stone built barn, which has been extended in two phases. It 
is built of random rubble stone with a stone slate roof and has several door and window 
openings in it. There is a 1 ½ storey lean to extension on the eastern side and a single 
story lean-to running across the width of the whole building to the rear (north). To the rear 
of the barn is a field owned by the applicant and grazed with sheep.

PROPOSAL
Listed building consent is sought for works to convert the barn into a holiday let and private 
garage. The proposal has been amended significantly from the original scheme, which also 
sought the further extension of the building by adding a heavily glazed artist’s studio on the 
east elevation. The scheme has been submitted following extensive negotiations and the 
studio has been removed and several new windows and rooflights have also been 
removed. The proposed scheme now uses existing door and window openings, and an 
existing glass slate will be replaced with a small, conservation grade roof light. Internally, 
the building would see the creation of a sitting room, kitchen-diner, store and WC on the 
ground floor and a bedroom and bathroom on the first floor. A garage / workshop is 
proposed in the eastern lean-to and this is to be extended by removing the rear wall of that 
part of the building to create a longer garage. The door will also be widened slightly and 
new side hung timber doors are proposed. 

A small area of curtilage will be created to the north of the building which will be a small 
patio area bounded by a dry stone wall. Parking for the barn will use the existing parking 
area for the house, and there is an existing electricity and water supply to the building.

RELEVANT PLANNING HISTORY.
C/62/606B - Full planning permission for conversion of existing outbuilding to create 
holiday accommodation – Withdrawn 25/06/2015
C/62/606C/L.B - Listed building consent for conversion of existing outbuilding to create 
holiday accommodation – Withdrawn 25/06/2015
C/62/606D - Full planning permission for conversion of existing outbuilding to create 
holiday accommodation – Withdrawn 27/07/2017
C/62/606E /L.B - Listed building consent for conversion of existing outbuilding to create 
holiday accommodation – Withdrawn 27/07/2017
C/62/606F/L.B - Listed building consent for re-roofing of building – Approved 24/04/2017

KEY ISSUES
- The principle of the development
- The impact on the character and appearance of the barn as a listed building.

THE PRINCIPLE OF THE DEVELOPMENT
Section 16 of the Town & Country Listed Building & Conservation Areas Act 1990 requires 
that the local planning authority has special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it 
possesses.  
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Paragraphs 189-192 of the National Planning Policy Framework (2019) set out the 
Government’s advice in relation to the assessment of the significance of heritage assets, 
and the impact any works may have on this significance. The NPPF requires Planning 
Authorities to take account of:
• The desirability of sustaining and enhancing the significance of the heritage asset and 
putting it to a viable use consistent with its conservation;
• The positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and
• The desirability of new development making a positive contribution to local character and 
distinctiveness.

The Yorkshire Dales Local Plan (2015-30) aims to deliver sustainable development in the 
National Park context. It aims to achieve the conservation and enhancement of traditional 
buildings (heritage assets) by allowing them to be adapted or converted to new uses, 
providing the building and its landscape has the capacity to absorb them. 

Policy L1 considers development affecting heritage assets. Traditional buildings may be 
designated as Listed Buildings or are considered to be ‘heritage assets’ despite not being 
designated. Proposals affecting undesignated heritage assets that are demonstrably of 
equivalent significance to designated heritage assets will be treated as though they were 
designated for the purposes of the policy. 

Policy L2 is a strategic spatial planning policy (i.e. it governs where development ‘should 
go’). It allows traditional buildings to be changed to residential and employment uses in 
certain locations (in existing settlements, building groups, or suitable roadside locations). 
Intensive uses will not be appropriate in buildings that are isolated in the landscape and a 
change of use only allowed in isolated buildings where there would be no material 
alteration to the exterior of the building or its surroundings.

Policy L3 considers the details of the conversion works. Proposals will not be allowed 
where they undermine the architectural and historic character of the traditional building and 
its landscape setting. The building must have the physical capacity to accommodate the 
new use without significant extension or alteration or requiring new ancillary buildings.  

A proposal to convert a traditional building to a new use must satisfy the requirements of all 
three policies.

Cleatop Park barn is a traditional building for the purposes of Policies L1 and L2. For the 
purposes of applying Policy L1 of the Local Plan, the building is a Grade II listed building 
through its close association with the adjoining Cleatop Park House, and is therefore 
recognised as a designated heritage asset. 

The barn is a traditional building within the existing building group of Cleatop Park which 
comprises a range of single storey outbuildings and the main house. It is sited outside of 
the development boundary of Settle and is approx. 1.5 miles from the town, but the barn is 
clearly within a building group, and its private access track is metalled and therefore meets 
policy L2 in principle.

IMPACT ON THE HERITAGE SIGNIFICANCE OF THE LISTED BUILDING.
The barn is a traditional stone built former agricultural building, which forms one side of a 
three sided courtyard at Cleatop Park. It is in good structural order although further details 
are awaited in relation to a structural report in relation to the roof purlins. There is an extant 
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RECOMMENDATION

It is recommended that Listed Building Consent is granted subject to conditions including 
the following:

1)Standard time limit
2)Accordance with approved plans
3)No sandblasting
4)Approval of details
5)Mitigation for protected species

listed building consent approval for the re-roofing of the rear roof slope of the extended 
part of the building.

The building is fortunate in that it has several openings and these will be used to create 
windows and doors. As a result, no new openings are proposed.

Internally, the existing layout of the barn informs the proposed arrangement of the rooms. 
The existing cobbles in parts of the building will be retained in-situ and the timber cattle 
boskins will be moved into the kitchen - dining room.

A small curtilage area is to be created to the rear of the barn into an existing field. This 
would be bounded with a dry stone wall and would include a paved area. This area would 
measure 5.0m x 4.5m. The parking provided for the barn is in an existing parking area 
adjoining the main house.

It is considered that the minimal alterations to the barn would retain the historic character 
and appearance of the building and would conserve its historic significance. It would not 
cause harm to the adjoining listed buildings and would accord with Policies L1 and L3 of 
the Yorkshire Dales Local Plan (2015-2030).

PARISH COUNCIL COMMENTS
Settle Parish Council has not commented on this application.

ANALYSIS AND MATERIAL CONSIDERATIONS
It is considered that the conversion of the barn to form a holiday cottage would be 
acceptable in principle, in accordance with Policies L1, L2 and L3 of the Yorkshire Dales 
Local Plan (2015-2030). The proposal would retain the traditional character of the barn and 
its conversion would not harm the heritage significate of the building as a listed building. It 
is therefore considered that the proposed development would be acceptable and would 
accord with policies L1, L2 and L3 of the Local Plan and guidance contained within the 
National Planning Policy Framework 2019.
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